
 
 
 
 
 
 
 

 TOWN OF GREAT BARRINGTON 
 MASSACHUSETTS 
 __________ 
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Great Barrington, MA 01230 
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                  Fax: (413) 528-2290 

 
 

Mark Pruhenski 
Town Manager 
 
E-mail: mpruhenski@townofgb.org 
www.townofgb.org 

 
Selectboard Meeting Agenda  

Wednesday September 9, 2020, at 6:00 PM 
Meeting held via Zoom 

Order of Agenda 
 

Please click the link below to join the webinar: 
https://us02web.zoom.us/j/85109148415?pwd=RUZkZmN3S01GNEV6S2tQbHUwRmMxQT09 

Webinar ID: 851 0914 8415  Passcode: 792792 Dial-in, audio-only: (929) 205 6099 
 

Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the Open Meeting Law, G.L. 
c. 30A, §18, and the Governor’s March 15, 2020 Order imposing strict limitation on the number of people that may 
gather in one place, this meeting of the Great Barrington Selectboard will be conducted via remote participation to the 
greatest extent possible. Specific information and the general guidelines for remote participation by members of the 
public and/or parties with a right and/or requirement to attend this meeting can be found on town’s website, at 
www.townofgb.org . For this meeting, members of the public who wish to listen to the meeting may do so by following 
the instructions at the top of the agenda. No in-person attendance of members of the public will be permitted, but every 
effort will be made to ensure that the public can adequately access the proceedings in real time, via technological 
means. In the event that we are unable to do so, despite best efforts, we will post on the town’s website an audio or 
video recording, transcript, or other comprehensive record of proceedings as soon as possible after the meeting. 
 
 
 

*****ALL VOTES ARE ROLL CALL***** 
 

6:00 PM - OPEN MEETING 
 

1. CALL TO ORDER 
 

2. SELECTBOARD’S ANNOUNCEMENTS/STATEMENTS: 
 

3. TOWN MANAGER’S REPORT: 
 

4. NEW BUSINESS 
a. Overview discussion of the Special Town Meeting, on September 15, 2020. (Discussion) 

 
5. LICENSES OR PERMITS 

a. William Nolan for proposed amendments of the Covenants in the 2005 approved 
common driveway (#10-2005) located on Blue Hill Rd. (Discussion/Vote) 
 

 
6. FY21 TAX CLASSIFICATION HEARING (Discussion/Vote) 

http://www.townofgb.org/
https://us02web.zoom.us/j/85109148415?pwd=RUZkZmN3S01GNEV6S2tQbHUwRmMxQT09
http://www.townofgb.org/


 
7. CITIZEN SPEAK TIME: Citizen Speak Time is an opportunity for the Selectboard to listen to 

residents. Topics of particular concern or importance may be placed on a future agenda for 
discussion. This time is reserved for town residents only unless otherwise permitted by the chair, 
and speakers are limited to 3 minutes each. 
 

8. SELECTBOARD’S TIME: 
 

9. MEDIA TIME: 
 

10. ADJOURNMENT: 
 
NEXT SELECTBOARD MEETING:   
 
Regular Meeting September 14, 2020 
Special Town Meeting September 15, 2020 
Regular Meeting September 21, 2020 
 
/s/ Mark Pruhenski  
 
Mark Pruhenski, Town Manager 
 

Pursuant to MGL. 7c. 30A sec. 20 (f), after notifying the chair of the public body, any person may make a video or 
audio recording of an open session of a meeting of a public body, or may transmit the meeting through any medium.  
At the beginning of the meeting, the chair shall inform other attendees of any such recordings.  Any member of the 
public wishing to speak at the meeting must receive permission of the chair.  The listings of agenda items are those 
reasonably anticipated by the chair, which may be discussed at the meeting.  Not all items listed may in fact be 
discussed and other items not listed may be brought up for discussion to the extent permitted by law. 
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TOWN OF GREAT BARRINGTON 

MASSACHUSETTS 
______ 

 
                                             BOARD OF ASSESSORS 

 
 

EXECUTIVE SUMMARY 
 

FY2021 Tax Classification Hearing held on September 9, 2020 
 

 
BACKGROUND:  At the Tax Classification Hearing the Selectboard is required to vote 
to implement one or a combination of four classification options for distributing the tax 
levy among property owners.  The options are: 1) Open Space Discount, 2) Residential 
Exemption, 3) Small Commercial Exemption or 4) Single or Split Tax Rate.   
 
     The Town currently has a single tax rate with no exemptions or discounts given to 
specific classes of property. A vote to grant discounts or exemptions to specific property 
classes will result in a higher tax rate for non-qualifying property owners as the tax 
burden is shifted away from the exempted recipients.  A vote in favor of more than one 
option will result in different tax rates for different property classes.  Regardless of the 
classification option(s) chosen the amount of the overall tax levy will not change.   
         
      Historically and as part of their annual budget policy, the Selectboard and Finance 
Committee has endorsed the single tax rate option providing no exemption or discount to 
a particular property class or group.  Voting a residential factor of 1.00 affirms a single 
tax rate and the proportionate sharing of the tax levy between all classes of property.  
Voting a residential factor of less than 1.00 would split the tax rate, thereby shifting the 
tax burden away from the residential class and onto commercial, industrial and personal 
property owners.  Two separate tax rates would be created, a lower tax rate for residential 
and open space and another, higher tax rate, for commercial, industrial and personal 
property owners.  Land enrolled in Ch. 61, 61A or 61B would be subject to the higher tax 
rate as it will be classified as commercial for taxation purposes. 
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Exemption & Discount Options 
 
  Open Space Discount 
 
 Open Space is defined as land maintained in an open or natural condition and must 
contribute significantly to the benefit and enjoyment of the public. It does not include 
lands taxable under the provisions of MGL Chapter 61, 61A, or 61B, lands with a 
permanent conservation restriction or lands held for the production of income. The Open 
Space discount is up to 25% of the selected residential factor. By discounting a certain 
percentage of value attributable to Open Space the tax levy burden is shifted onto 
residential rate payers thereby increasing their tax rate.  Presently, no lands are classified 
as Open Space because those that might benefit receive a greater discount by enrollment 
in Chapter Land options. 
                 Recommendation: The Board of Assessors does not recommend 

                    adoption of the Open Space Discount 
        
 Residential Exemption 
 
The Residential Exemption grants an exemption to property that is the principal residence 
or domicile of a taxpayer.  Under M.G.L c.59, § 5C the exemption amount may not 
exceed 35% ($140,178) of the average assessed value ($400,508) of all residential class 
properties. Granting the exemption increases the residential tax rate as it shifts the tax 
burden, within the entire residential class, away from lower valued owner occupied 
dwellings to dwellings valued at greater than the breakeven, multi-family properties, 
apartment buildings, vacant land and non-domiciled property owners. Properties of 
domiciled taxpayers valued below the breakeven will pay fewer taxes while those valued 
higher will pay more.  Currently, only thirteen of 351 Massachusetts communities grant 
Residential Exemptions.  These communities typically have a large number of apartment 
buildings (Boston, Brookline, Cambridge, Somerville & Chelsea) or a disproportionately 
large number of second homes (Cape Cod & the Island communities).  

Recommendation: The Board of Assessors does not recommend 
                       adoption of the Residential Exemption 

 
Small Commercial Exemption 
 
The Small Commercial Exemption may be applied to certain commercial properties 
whose assessment is less than $1,000,000 and occupied by businesses certified by the 
Department of Employment & Training as having no more than an average of ten 
employees in the previous year. If adopted, up to 10% of the assessed value of an eligible 
property would be exempt. The property owner is the direct beneficiary of the tax savings 
and is not required to pass any savings onto the tenants. The total gross value of the Small 
Commercial Exemption is redistributed to the non-qualifying commercial property 
owners in the form of a higher tax rate.  

Recommendation: The Board of Assessors does not recommend 
                                 Adoption of the Small Commercial Exemption 
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 Single or Split Tax Rate  
 
Adopting a Single Tax Rate requires the Selectboard to vote to maintain a residential 
factor of 1.00.  A Single Tax Rate allows for all classes of property to pay only their 
share of the tax levy without shifting the tax burden to any particular property class.  
Voting to split the tax rate shifts the tax burden from the residential class to the 
commercial, industrial and personal property (CIP) classes and requires the Selectboard 
to vote for a residential factor of less than 1.00.  The minimum residential factor for the 
Town as set by the Department of Revenue is .856539 which allows for a “CIP” shift of 
1.50.   
                   Recommendation: The Board of Assessors recommends 
                                                   adopting and maintaining a Single Tax Rate 
 
  
 
Notables for Fiscal Year 2021  

 
 Levy $24,636,380 for FY21 is $24,636,380; an increase of $642,949.1% over the FY20 levy 
of $23,993,431.   
 

FY Levy % Change From Prior 
2021    $     24,636,380 2.68% 
2020 $     23,993,431 2.10% 
2019 $     23,500,999 8.93% 
2018 $     21,574,492 3.56% 
2017 $     20,832,972 5.17% 

 
       
 
Total Taxable Value $1,540,736,695 
 
 

Property Class FY 2021 FY 2020 Difference % 
Change 

Residential  $1,200,780,171 $1,187,159,704 $13,620,467  1.15%   
Commercial $   269,810,614 $   266,651,310      $  3,159,304  1.18% 
Industrial  $     14,016,600     $     14,105,600        $     (89,000)  - 0.63% 
Personal Property $    56,129,310     $     55,475,845       $     653,465 1.18%  
Total  $1,540,736,695 $1,523,392,459 $ 17,344,236 

 
 +1.14% 
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Tax Rate  
 
The tax rate is calculated by dividing the tax levy ($24,636,380) by the total value of all taxable 
property 1,540,736,695 x 1,000. This yields a tax rate of $15.99 per $1,000 of valuation, an 
increase of $.24 from last year’s rate.  
 

FY Tax Rate Change From Prior Year 
2021 $15.99 $ 0.24 
2020 $15.75 $ 0.03 
2019 $15.72 $ 0.74 
2018 $14.98 $ 0.38 
2017 $14.60 $ 0.57 

 
Excess Levy Capacity $1,296,618 
 
Excess levy capacity is the difference between the maximum allowable levy and the amount 
levied.  It is also the amount of additional monies the Town is allowed to raise through taxation 
but chooses not to.   
 

FY Max Allowable Levy Levy Excess Levy Capacity 
2021 $25,932,998 $24,636,380 $1,296,618  
2020 $24,973,637 $23,993,431 $  980,206 
2019 $24,230,886 $23,500,999 $   729,887   
2018 $23,097,867 $21,574,492 $1,523,375 
2017 $22,460,695 $20,838,972 $1,627,723 

 
 New Growth $24,758,096 / $389,940 
 New growth is value created through the construction of new homes, additions, substantial 
remodels or the creation of condos. Lot splits, subdivisions, new personal property assets and an 
increase in non-domiciled property ownership also contributes to new growth. The impact new 
growth has on expanding the levy limit is calculated by multiplying new growth value  
($24,758,096)  by the prior year tax rate ($15.75). For FY21 this yields $389,940 in tax levy 
growth or new tax dollars to the Town.  
 
FY New Growth Res Comm Ind PP New $$ 

2021 $24,758,096 $14,191,500 $6,301,766 $0  $ 4,264,830 $389,940 
2020 $12,358,418  $  5,642,793 $2,050,200 $ 96,400  $ 4,569,025 $194,274 

2019 $36,207,737 $18,293,500 $7,991,300 $352,300 $ 9,570,637 $542,392 
2018 $21,784,685 $13,180,200 $2,398,240 $    5,700 $ 6,200,545 $318,056 

2017 $37,368,285 $23,105,900 $1,873,700 $481,500 $11,907,185 $533,933 
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Median & Average Single Family Home $313,950 / $400,508   
 
 Single family home value increases are the result of the ongoing cyclical inspection program.  
Analysis of 2020 single family arms-length sales indicated support for an upward adjustment to 
residential values when compared to assessments.  
      
  

FY Median 
Value 

Median 
Tax 

Change 
From 

Prior Yr 

Average 
Value 

Average 
Tax 

Change 
From 

Prior Yr 
2021 $313,950 $5,020 $ 80 $400,508 $6,404 $124 
2020 $313,650 $4,940 $135 $398,754 $6,280 $133 
2019 $305,650 $4,805 $296 $391,055 $6,147 $409 
2018 $301,000 $4,509 $151 $383,072 $5,738 $180 
2017 $298,500 $4,358 $124 $380,703 $5,558 $168 

  
      
Median & Average Commercial $472,000 / $803,825 
 
The median assessed value decreased from $489,000 to $472,000 
The average assessed value decreased from $804,169 to $803,825 
      
  

FY Median 
Value 

Median 
Tax 

Change 
From 

Prior Yr. 

Average 
Value 

Average 
Tax 

Change 
From 

Prior Yr 
2021 $472,000 $7,547 -$155 $803,825 $12,853 $  187 
2020 $489,000 $7,702 $839 $804,169 $12,666 $   589           
2019 $436,550 $6,863 $700 $768,239 $12,077 $1,432 
2018 $411,400 $6,163 $ -76 $710,615 $10,645 $   264 
2017 $427,300 $6,239 $324 $711,070 $10,381 $   581 

   
 
CPA Revenue $546,000  
    
FY21 is the seventh year a 3% surcharge will be levied against 3,873 eligible real property 
parcels. Estimated CPA revenue is $546,000.  For residential property owners, the first $100,000 
of assessed value is exempt from the surcharge. Commercial property owners receive no 
exemption.  The median single family home valued at $313,950 will pay a surcharge of $103.00. 
The median commercial property valued at $472,000 will pay $226.00. 
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FISCAL IMPACT: Not applicable beyond the FY21 property tax levy that be maintained at 
$24,636,380. 
 
NEXT STEPS/TIMEFRAME: Vote the tax classification at the Classification Hearing held 
Wednesday, September 9, 2020 which will allow the first half FY21 tax bills to be mailed on or 
before September 30, 2020. 
 
RECOMMENDATION:  Adoption of a single tax rate of $15.99 per $1,000 of valuation for all 
classes of property for FY21. 
 
 
 
 
 
 
 
PREPARED & PRESENTED BY:  /s/ Shaun P. McHugh, Principal Assessor Date: 9/4/2020 
 
 
REVIEWED AND APPROVED:  /s/ Mark Pruhenski, Town Manager  Date: 9/4/2020 
 

 


